INTRODUCTION

This narrative description provides the analysis necessary to
demonstrate compatibility and compliance with the guiding principles of the
City of Scottsdale’s General Plan necessary to process a minor amendment
to the General Plan from Tourist Accommodations and Resorts to Urban
Neighborhood on approximately 44 acres of real property located at 7171 N.
Scottsdale Road (the “Property”). Finally, this narrative includes a
discussion regarding the companion zoning case filed in conjunction with
the minor general plan amendment, a request to rezone the Property from R-
4R PCD and C-2 to C-1 PCD and R-5 PCD.

The Property, bounded by the McCormick Ranch golf course to the
east, the Traviata condominiums and Scottsdale Seville shopping center to
the south, the Plaza Resort to the west and the Scottsdale Center commercial
offices to the north, is currently developed with a Radisson Resort and a spa
use.

The Property is within the McCormick Ranch PCD, the Resort
Corridor Character Area and the McCormick Ranch Character Area. Each
of these Character Areas provides a brief overview of the study area and a
discussion of the Character Features and Elements pertinent to each. This
narrative provides additional analysis demonstrating compatibility with each
of these planning sub-areas and the General Plan.

This General Plan analysis is divided into six {6) sections and
addresses, in terms of land use, how the proposed Artesia development will
exist in harmony with the City’s Guiding Principles of:

A)  Value Scottsdale’s Unique Character and Lifestyle

B)  Support Economic Vitality

C)  Enhance Neighborhoods

D)  Open Space

E)  Seek Sustainability

F)  Advance Transportation

Additionally an analysis is provided of the proposed mix, location and
intensity of land uses demonstrating that the proposed development is
consistent with the Urban Neighborhoods land use designation and both the
C-1 zoning district and R-5 zoning district with amended development
standards.



GUIDING PRINCIPLES

A.  Value Scottsdale’s Unique Character and Lifestyle
1. Character and Lifestyle

This guiding principal dictates, from its’ vision statement, that
Scottsdale promote quality development and redevelopment above the
norm in terms of aesthetic composition and sustainable durability.
Further, a balance is to be struck that respects natural desert settings
and historically significant structures and neighborhoods.

The Property, according to the General Plan, is described as
being part of an Urban Character Type or Urban District, which
contains higher density residential, non-residential and mixed use
neighborhoods. The General Plan specifically identifies The Resort
Corridor (within which the Property is located) as consisting of
concentrations of a variety of high-amenity residential, specialty
retail, quality office and recreational uses. Tourist accommodations
are also a component of an Urban District. = The proposed
development plan is complimentary to the defined uses within the
Urban District.

Goals and Approaches

1. Determine the appropriateness of all development in
terms of community goals, surrounding area character, and the
specific context of the surrounding neighborhood.

The existing Radisson Resort was developed in the mid 1970’s
and consists of 318 rooms and amenities to include tennis, swimming
and a 20,000 square foot spa that is open to the public.

Clearly the surrounding area supports the proposed
development plan by complimenting the existing medium density
residential base in the area, providing self-contained and integrated
(on-site) neighborhood retail amenities for the Artesia residents and
offering live/work space within the project.



Interestingly, the Urban Neighborhoods land use designation
includes most of the same land uses and land use relationships as the
Resort Corridor Urban District demonstrating that the proposed
development plan is as appropriate as the resort use even under the
Resort and Tourism General Plan designation.

The Property is neither historically significant nor distinguished
as a Sonoran desert land form and accordingly the proposed
development plan satisfies the first Goal and Approach enumerated in
valuing Scottsdale’s unique character and lifestyle.

2. Review the design of all development proposals to foster
quality design that enhances Scottsdale as a unigque southwestern
desert community,

The second Goal and Approach to preserve Scottsdale’s unique
character and lifestyle refers primarily to the design review element
required by the City for commercial development. For the purposes of
this minor general plan amendment, it is implied that the project will
be reviewed by City staff and the Development Review Board.

The myriad Character District and Character Area maps within
the General Plan identify the property as both suburban and resort
corridor. The General Plan designates the Property as a Suburban
Character Area defined as containing medium density residential that
includes a variety of commercial and employment centers. The
proposed development plan conforms to the stated Character Area
within the General Plan.

3. Identify Scottsdale’s historic, archeological and cultural
resources, promote an awareness of them for future generations, and
support their preservation and conservation.

The third goal is to identify and preserve historic, cultural and
archeological resources. The existing condition of the Property does
not include these important elements and therefore, any change in the
land use designation of the Property is not in conflict with this goal.



4. Encourage “streetscapes” for major roadways that
promote the city’s visual quality and character, and blend into the
character of the surrounding area.

The fourth goal is to encourage streetscapes that promote the
City’s visual quality/character and blend into the surrounding area.
The property is designated as Suburban on the Streetscape Map and
recognizes substantial traffic flows to be mitigated by a separation of
vehicles and pedestrians.

Given the location of the Property and the surrounding
streetscape, which includes significant commercial land uses fronting
Scottsdale Road, separated by landscaped set-backs and parking, the
proposed development plan meets this goal. Additionally, the mixed-
use, live, work, play concept inherent in the development plan
supports the streetscape and circulation goals defined in the General
Plan by providing a separation of pedestrians from traffic flow and
concentrating live/work/play activities on site, both objectives of the
Suburban Character Area as defined by the General Plan.

3. Build upon the significant role the arts have played in
shaping our community’s image and lifestyle by maximizing the
potential of public art to enrich the daily lives of the people who live
or visit Scottsdale.

The sensitive site planning and building architecture celebrates
the goal expressed above.  Additionally, public art will be
incorporated into the development.

6. Recognize the visual significance that landscaping has
upon the character of the community and maintain standards that
result in the substantial, mature landscaping the reinforces the city.

Through the design review phase, the development plan will
comply with this goal and the built environment will reflect a quality
greater than or equal to the surrounding existing built environment.



7. Encourage sensitive outdoor lighting that reflects the
needs and character of different parts of the city.

The proposed development plan will comply with this goal.

In summary, the Property, located within the Resort Corridor
and identified by the General Plan as an Urban District will continue
to value Scottsdale’s unique character and lifestyle if re-designated
from Resort/Tourist to Urban Neighborhoods and developed with the
uses and intensities/densities proposed.

11, Land Use

The second element of the Character and Lifestyle guiding
principle is Land Use. “Scottsdale is first and foremost a residential
community...” claims the vision statement of the land use section of
the General Plan. Visual, aesthetic, social and economic factors
should compliment one another in considering land use designation
changes. Given the similarities between the Resort/Tourist
designation and Urban Neighborhoods designation in the Resort
Corridor Urban District, many of the proposed land uses are supported
by both designations, including retail.

Specifically, comparing the existing resort land use and the
proposed mixed-use, residential, minor retail and live/work
development plan, Scottsdale’s Land Use Element identifies seven (7)
values to determine if a proposed change in the land use will have a
substantial impact upon the balances of land uses in the City as a
whole.

1) Land uses should respect the natural and man-
made environment.

2) Land uses should provide for an unsurpassed
quality of life for both its citizens and visitors.

3) Land uses should contribute to the unique identity
that is Scottsdale.

4) Land uses should contribute to the building of a

community unity and cohesiveness.



5) Land uses should work in concert with the
transportation systems in order to promote choice
and reduce negative impacts upon the lifestyle of
citizens and the quality of the environment.

6) Land uses should be balanced in order to allow for
the community to provide adequate live, work and
play opportunities.

7) Land uses should provide opportunities for the
design of uses to fit and respect the character, scale
and quality of uses that exist in the community.

1)  The existing resort land use presumably has taken
advantage of the existing O-S-PCD zoned parcel located immediately
adjacent to the property and which supports an open space area
adjacent to the McCormick Ranch Golf Course. This man made
amenity otherwise preservers natural open space that will be
maintained and will continue to offer residents of the city a
meaningful open space experience.

2)  While the existing resort may or may not provide
unsurpassed quality of life experience for Scottsdale citizens and
visitors, the proposed redevelopment of the site will clearly elevate
the quality of the built environment on the 44 acre parcel while
complimenting the existing land uses in the vicinity.

3)  Clearly the proposed live-work units integrated into the
sitc plan as a transitional land use between the minor retail and
residential component of the site plan creates what is a unique mix of
land uses not otherwise seen in this suburban core in the City. This
mix of land uses to include medium density residential, live/work
units and integrated neighborhood retail provides the opportunity for
architectural quality and sensitivity to design that has contributed to
Scottsdale’s unique identity.

4}  An analysis of land uses in both the immediate and larger
vicinity suggests that owner occupied residential can be a superior
land use element in building a community. The Scottsdale Seville
office and retail development with approximately 100,000 square feet
of specialty retail and restaurants and approximately 80,000 square
feet of office at 36 feet in height immediately south of the Property, as



well as the Scottsdale Center, with approximately 250,000 square feet
of office to the north of the Property, the opportunity exists for the
integration of residential land uses and commercial land uses.
Additionally, with the existing resort located at the northwest corner
of Scottsdale Road and Indian Bend Road, in the Town of Paradise
Valley and, with the proposed resort forthcoming on the southwest
corner of Scottsdale and Indian Bend Road, the resort corridor will be
maintained and enhanced.

5&6) Clearly, the opportunity to live, work and play within the
same area is a benefit to the City and relieves the transportation
system of unnecessary trip generation. By locating housing stock in
close proximity to commercial office, commercial retail and resort
services, the opportunity for employees to travel to work by means
other than an automobile is increased. Additionally, the ability for
residents to shop and/or dine out without driving is further enhanced.

7)  The character of this area appears to be in transition and a
re-examination is appropriate relative to the character and quality of
uses that exist in the community. In the 1970’s when this area was
zoned for resort development, it was largely rural in character and
well outside of Scottsdale’s downtown. This area is no longer rural in
character and in fact i1s a suburban buffer between the more intense
downtown uses and the less dense northern part of the City.

Most of the resort development in the City has since occurred in
the north to take advantage of upper sonoran land forms. The type of
hotel development that has occurred in Scottsdale in the last five years
has been oriented to the new business traveler with a urban resort
experience that is now found in downtown Scottsdale with the
addition of the W Hotel, the Valley Ho and the James Hotel.

B.  Support Economic Vitality.

Economic competitiveness and prosperity means supporting a
quality of life that is distinctive among Valley communities. The
competing needs of residents and businesses will be balanced so that
neighborhoods are protected and enhanced while business districts are
competitive and attractive.



The Vision Statement found in the Economic Vitality Section
of the General Plan identifies the significance of four elements
including tourism, retail, employment and revitalization. The
conclusion section of the economic vitality section of the General Plan
recognizes that the community must establish a balance and manage
the complexities of the new economy. Scottsdale’s land use planning
must be agile enough to respond to the dynamic needs and the
demands of a new economy. The intent of the economic vitality
element of the General Plan is to encourage development that will
sustain the community and that emphasizes compatibility, diversity,
growth and flexibility.

The Goals and Approaches portion of the Economic Vitality
Section of the General Plan begins by commenting on the importance
of sustaining and strengthening Scottsdale’s position as a tourism
destination and resort community. Clearly it is incumbent upon the
City to maintain the adequately designated land use stock to support
resort and tourism facilities in the areas of the City that are
appropriate and considered desirable by the market.

It is recognized that diversity and high quality is required in the
lodging industry and that resorts should cater to specific markets or
sub-markets. Specifically regarding the Property, the market has
indicated that those elements identified in the General Plan to support
tourism at this location are not being satisfied.

The goals and approaches outlined in the General Plan for
economic vitality continue by mandating that a high level of diverse
quality retail and entertainment activity should be encouraged.
Development of retail opportunities, especially those that are unique
to Scofttsdale and compliment other mixed use opportunities should be
supported.

A diversity of businesses that contribute to Scottsdale’s tax base
both in sales and property taxes are important to the City’s economic
vitality. While the City does enjoy transient taxes from the existing
resort use on the Property, the proposed 480 dwelling units and
21,000 square feet of commercial retail space will replace the revenue
loss from the resort use and corresponding transient taxes.



Economic vitality is further enhanced by supporting economic
activities and employment opportunities that are compatible with
Scottsdale’s lifestyle. The proposed Artesia Project includes a unique
component of work/live units that will support a major sector of the
new economy that is technology based and allows a worker to both
live and work in the same space. This cutting edge work force will
clearly benefit from the close relationship of retail intended to support
the Artesia community and the residential amenities associated with
the community that include open space, pools, clubhouses and other
activities all self contained in the same development.

Finally, the Economic Vitality section of the General Plan
establishes that the long term economic well being of the City and its
citizens is reinforced by redevelopment and revitalization efforts.

The existing resort land use on the Property, as a viable
economic entity, is no longer the highest and best use of the Property
and, as stated in the Goals of the General Plan, redevelopment of the
Property is in the best interest of both the owner of the Property and
the City. The proposed Development Plan would entirely revitalize
the site and integrate both medium density residential, retail and live
work space in a vibrant new mix to support the economic vitality of
the City.

C.  Enhance Neighborhoods.

Stability, long term attractiveness and economic integrity are
qualities that are emblematic of Scottsdale’s vision to preserve and
protect neighborhoods.

The goals and approaches enumerated in the General Plan
under Neighborhoods include 1) to enhance and protect diverse
neighborhoods so that they are safe and well maintained; 2) use
redevelopment and revitalization efforts to provide for the long term
stability of Scottsdale’s mature residential and commercial
neighborhoods; 3) sustain the long term economic well being of the
City and its citizens through redevelopment and neighborhood
prescrvation and revitalization efforts; and 4) preserve and enhance
the unique sense of neighborhood found in the diverse areas of
Scottsdale through neighborhood conservation; and 5) promote and



encourage context new development in established areas of the
community.

The Property, located within the McCormick Ranch PCD
(which was created in 1971) has for the last 35 years has been a part
of the evolution of the City of Scottsdale. Clearly the Property can be
characterized as an element of a mature neighborhood with unique
fringe relationships and a unique site for revitalization.

The introduction of new owner occupied residential units into
the McCormick Ranch PCD helps to enhance and protect
neighborhood diversity. Owner occupied housing at the level of
quality that is proposed, is an important factor in sustaining and
maintaining a high level of quality in the McCormick Ranch
neighborhood.

This development plan also uniquely integrates local,
neighborhood retail intended to serve the residents of the community.

Finally, context appropriate new development is supported in
established areas of the community by the General Plan. The General
Plan encourages new development in existing areas of Scottsdale.
The General Plan promotes the use of existing infrastructure as an
incentive to promote revitalization.

D.  Open Space.

Scottsdale’s General Plan recognizes the importance of
respecting and managing its open space resources and recreational
amenities in a manner that sustains and protects the natural
environment, It further recognizes the balanced approach to planning
recreational resources for the enjoyment of all of its citizens in
developing a sustainable community.

While the Property is located in a more mature suburban area of
the City, it is the beneficiary of being adjacent to a significant parcel
of land zoned as open space pursuant to the McCormick Ranch PCD.
This substantial open space is located between the -existing
McCormick Ranch Golf Course and the Property and provides an
incredible open space amenity for recreation and integration of



appropriate land uses like the residential one proposed in the
development plan.

The proposed development and sensitive site design satisfies
the goals and approaches enumerated within the General Plan by
providing the opportunity for residents in Artesia to participate in the
comprehensive open space program which was developed to respond
to the public and to deliver a high quality experience unique to the
City. A great effort has been made in this part of the City through the
Indian Bend Wash Project and the McCormick Ranch PCD to create
an environment where residents can enjoy the open space amenities of
the city.

Again, remembering that the number one goal in the City’s
Land Use Section of the General Plan is to be a residential
community, the proposed development and land use represents an
extension of this ideal and provides an integration of all of the General
Plan elements related to open space and recreation.

As a revitalization project in the older part of the city, there are
not as many viable opportunities for substantial open space or natural
area dedications to be made in the City unlike in the north and in areas
adjacent to the McDowell Mountains.

Clearly, with the City’s efforts to acquire Preserve land in the
northern part of the City resorts, new residents like the Four Seasons
have made the choice to locate in the north. The General Plan as a
guiding document with its myriad criteria, values, goals and
approaches establishes an extensive test to determine the
appropriateness of a land use and clearly in regards to each of the
sections previously discussed herein, the Artesia project satisfies all of
the standards.

E. Secks Sustainability.
Sustainability is the byproduct of three elements identified in

the General Plan. 1) cost of development, 2) growth areas, 3) public
services and facilities.



As a redevelopment project on what is an infill parcel, the real
economic cost of redevelopment on the site is nominal. In 1995 the
City of Scottsdale hired Tischler & Associates to perform an
economic and impact analysis for a projected 20 year growth period.
This study concluded that growth and development of Scottsdale pays
for itself via inspection fees, increased sales taxes, property taxes,
high valuation of construction and development exactions. In this
instance, new sales and property taxes are created as a result of the
proposed development and, an appraisal of the property completed on
April 22, 2004 indicates that the proposed Artesia Development is
valued at $37,200,000, which is $5,100,000 higher than the current
appraised value of the Radisson Resort.

Sustainability also refers to utilization of existing public and
municipal resources. 480 new housing units in the north part of the
City would potentially place an additional burden on police, fire,
schools and physical infrastructure. By locating these 400 units in an
existing mature established area, existing fire and police service are
readily available to provide public safety and, if this area continues to
mature and its average age of resident’s increases, local schools have
the capacity to absorb the student population anticipated within
Artesia, thereby sustaining the school district.

Finally, growth areas and public services and facilities are
discussed in the Sustainability Section of the General Plan and, as
previously stated, as a revitalization project on an infill parcel, the
cost of providing services are less than those costs that would be
associated with a similar development in the northern part of the city.

F. Advance Transportation.

Advancing transportation is characterized by community
mobility. The General Plan recognizes that there should be a diversity
in mobility systems that match the character and lifestyle of the
different areas in the community. The integration of live-work units
and local retail will also reduce vehicle miles traveled.



GENERAL PLAN AMENDMENT CONCLUSION

The Property, even under its existing General Plan designation
could be developed with residential land uses at approximately 8
dwelling units per acre and commercial retail uses. Given the
evolution of the City in this area, the proposed development plan
satisfies and may in fact exceed the goals of the General Plan as
compared to the existing resort use.

Given the existing C-2 zoning districts surrounding the
property, with the existing spa site (also zoned C-2) being fully
internalized without street frontage, the proposed development plan
better achieves the goals of the General Plan by integrating
live/work/play space both internally and in the context of the
adjoining land uses. Medium density residential (already developed
on the south boundary of the site) supports the adjoining land uses
better than the current resort use. And, with approximately five acres
of the Artesia site being developed with commercial retail uses
representing +/- 11 % of the overall site; Artesia reflects the General
Plan goal of an Urban Neighborhood.

C-1 and R-5 REZONING & PCD AMENDMENT

While the land uses proposed within the development plan are
permitted under the existing R-4R PCD and C-2 zoning on the
Property, a modest increase in residential density and site planning
necessitates rezoning the Property to R-5 PCD (Multiple-Family
Residential District) and C-1 PCD (Neighborhood Commercial
District) with a Planned Community District amendment.

The C-1 and R-5 zoning districts are permitted under the Urban
Neighborhoods General Plan designation and establish the permitted
uses and development standards necessary to implement the proposed
development plan while ensuring that the development maintains the
scale already well established in the area.

The portion of the Property to be rezoned to C-1 PCD is set
back approximately 110 feet from Scottsdale Road and is separated
from the adjacent retail and office development to the south



(Scottsdale Seville) by existing residential. This separation helps
internalize the retail component, reduce massing along Scottsdale
Road and re-enforce the overarching residential character of the
development.

The C-1 zoned portion of the Property will be developed with
commercial uses intended to support the Artesia community.
Accordingly, no drive thru restaurants are permitted and many
services are restricted to 2500 square feet of floor area. Additionally,
where 177,724 square feet of gross floor area is allowed, 22,040
square feet or just 12% is proposed.

Four sided architecture will be utilized to integrate the
commercial retail buildings into the larger residential development
and to de-emphasize their relationship to Scottsdale Road. Vchicular
parking is de-emphasized with pedestrian paths strongly tying the
retail uses into the residential community. Development within the C-
1 zoning district will meet or exceed all of the development standards
established in the Zoning Ordinance.

The larger element of the rezoning applications is for the
remaining +/- 33 acres to be rezoned from R-4R PCD to R-5 PCD
with amended development standards. The PCD is intended to
achieve land development patterns that maintain and enhance the
physical, social and economic values of an area. Correspondingly, a
combination of residential types, commercial and public uses are
intended to be arranged using modern planning principles and
development techniques. The PCD provides for amended
development standards to be approved by the City Council where
deemed appropriate and supportive of larger development and
community goals.

Given the decline of the Property as a resort use and the
inevitable redevelopment of the Property as residential, this rezoning
request amends the maximum building height permitted in the R-5
district from 36 feet to 50 feet (including mechanical) in order to
revitalize the Property without sacrificing the open, suburban
character of McCormick Ranch. In consideration of the increased
building height, increased open space and set backs are proposed.
This transfer of building mass is mitigated by substantial landscaped



open space, the internalization of the taller building clements and an
architectural pallet commensurate with the McCormick Ranch /
Gainey Ranch communities.

In addition to substantially under-developing the commercial
retail component of the project, the proposed residential density of
12.6 dwelling units per acres is nearly half of the maximum 23
dwelling units allowed by right. The R-5 zoning districts mandates
that the residential portion of the project provide 364,969 square feet
of open space. By transferring density vertically (thus the 50 foot
maximum building height) 1,047,269 square feet, or 24 acres, of open
space is being provided. Thus, nearly three times the required open
space is being provided. Not only does this monumental open space
“grant” justify the increased building height but further establishes
the appropriateness of the Urban Neighborhood General Plan
amendment.

Even in the absence of a substantial reduction in density and an
overwhelming dedication of open space, the increased building height
proposed on the Property makes sense when examined in the context
of the surrounding built environment. First, the tallest elements of the
Artesia development are oriented in the center of the Property with
building heights transitioning downward toward the perimeter of the
Property. At the edges, the Scottsdale Seville mixed use development
has commercial office space fronting Indian Bend road at 36 fect in
height. Additional office development in the area is also built at 30
feet plus mechanical equipment and permitted by right up to 36 feet.

REZONING & PCD AMENDMENT CONCLUSION

The rezoning of the Property will facilitate the development of
480 dwelling units and approximately 22,000 square feet of
commercial retail space on +/- 44 acres. By right, under the current
R-4R zoning, 331 dwelling units could be developed and an equal
amount of commercial retail if integrated into a resort use.

The proposed rezoning will provide building set backs of up to
96 feet where zero (0) would be required in the R-5 zoning district
and up to 220 feet in the C-1 zoning district, again, where zero (0) is



required. An amendment to the R-5 development standards for
building height is proposed to allow vertical density and to preserve
substantial, additional meaningful open space. In consideration of 14
additional feet of building height (including mechanical), 1,047,269
square feet, or 24 acres, of open space will be provided — three times
the required amount.

Given the principles and goals of the Planned Communities
District, the current built environment, the proposed development
plan, the evolution of Scottsdale in the vicinity of the Property and the
stated goals of the General Plan, this request not only complies with
the underlying planning principles but in fact exceeds them when
compared to the existing resort use.

Additionally, the myriad market forces that undermine the
continued success of the resort use demand that the Property be
redeveloped in some way. This request balances the needs of the city
and the community with superior architecture, amenities, three times
the required open space, and land uses.
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